Department of Community Planning & Economic Development
505 4t Avenue S, #320
Minneapolis, MN 55415
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Minneapolis

City of Lakes
MEMORANDUM
To: City Planning Commission, Committee of the Whole
Prepared By: Shanna Sether, Principal City Planner, (612) 673-2307
Date: January 27, 2022
Subject: France Avenue Apartments, 5121 and 5129 France Avenue South
Request: A new, four-story residential building with 35-40 dwelling units and 35-45 underground
parking spaces.
SITE DATA

R1A Multiple-Family District

Existing Zonin
g g BFC3 Corridor 3 Built Form Overlay District

Lot Area 23,306 square feet / .53 acres
Ward(s) Ward 13

Neighborhood(s) Fulton Neighborhood Association
Future Land Use Urban Neighborhood

Goods and Services

Corridor Not applicable

Built Form Corridor 3

SITE DESCRIPTION

The property located at 5121 France Ave S is an existing single-family dwelling, constructed in 1941. The property
located at 5129 France Ave S is an irregular-shaped parcel with an existing single-family dwelling, constructed in
1937.

PROJECT DESCRIPTION

The applicant is proposing to demolish the two existing single-family dwellings and construct a new four-story,
multiple-family dwelling. The proposed development would have between 35-40 dwellings, with a mix of one-
bedroom, one-bedroom plus den, and two-bedroom units. The properties do not have access to a public alley and
the applicant is proposing to reduce the two existing curb cuts to one curb cut which would access a below-grade
parking structure with 35-45 parking spaces.

The applicant intends to apply for two Floor Area Ratio premiums and a height increase application to allow for
one additional story in the Corridor 3 Built Form Overlay District. The applicant is proposing to meet the enclosed
parking FAR premium and is considering either the inclusionary zoning or the environmental sustainability —
climate resiliency premiums for the additional FAR premium and height increase premium.

The proposed exterior materials include brick, fiber cement lap siding, composite metal paneling, and glass. The
applicant has provided articulation in the exterior of the building, which is reflected vertically and along the


mailto:shanna.sether@minneapolismn.gov

established front yard facing France Ave S. The applicant intends for this articulation to respond to the lower-
density residential areas and reduces the scale.

APPLICATIONS

Based on staff’s preliminary review, the following land use applications have been identified:

1. Petition to rezone the properties located at 5121 and 5129 France Ave S from R1A Multiple-family District
to R4 Multiple-family District.

2. Variance to reduce the minimum front yard setback along France Ave S established by connecting the
corners of the adjacent dwellings from approximately 40 feet to 32 feet 8 inches for the structure, to 16
feet to the transformer, and to 15 feet for the front entry patio and balconies.

3. Site plan review.

Additional applications may be required, depending on the plans that the applicant formally submits.

APPLICABLE POLICIES

The following policies from the comprehensive plan, Minneapolis 2040 (2020), apply to future development on
this site:

Future Land Use | Guidance Staff Comment

Urban Urban Neighborhood is a predominantly The proposed residential use is

Neighborhood residential area with a range of allowed consistent with the land use
building types. May include small-scale guidance in the Urban
institutional and semi-public uses (for Neighborhood designation.
example, schools, community centers,
religious institutions, public safety facilities,
etc.) scattered throughout. Like the
Neighborhood Mixed Use category,
commercial uses can continue serving their
existing commercial function. Commercial
zoning is appropriate for these properties,
while expansion of commercial uses and
zoning into surrounding areas is not
encouraged.

Built Form Guidance Staff Comment

Corridor 3 New and remodeled buildings in the The proposed height increase
Corridor 3 district should reflect a variety of | from three to four stories will be
building types on both small and moderate- | evaluated through the height
sized lots, including on combined lots. increase application. The applicant
Building heights should be 1 to 3 stories. intends to either provide on-site
Requests to exceed 3 stories will be inclusionary zoning or sustainable
evaluated on the basis of whether or not a building premiums as provided in
taller building is a reasonable means for the zoning ordinance.
further achieving Comprehensive Plan
goals.

FEEDBACK REQUESTED



https://minneapolis2040.com/topics/land-use-built-form/

Staff is requesting feedback on the following items:

1. The petition to rezone properties from R1A to R4 to allow for a multiple-family dwelling. The City has
begun to review land uses and zoning districts to match the development guidelines that the City Council
already approved with the adoption of Minneapolis 2040. The future land use designation for this property
is Urban Neighborhood with Corridor 3 built form guidance which would permit medium density
residential uses permitted in the R4 Multiple-family District.

2. The applicant is seeking a variance to reduce the front yard setback along France Ave S. The minimum
front yard setback in the Corridor 3 District is 15 feet; however, properties zoned Residence or Office
Residence are subject to the greater of the district (15 feet) or the established setback. The established
setback varies from approximately 40 feet based on the location of the single-family dwelling to the north
and 15 feet based on the location of the two-family dwelling to the south. The established setback would
push the proposed structure to seven feet from the rear property line. The applicant has discussed the
proposed front yard setback variance with adjacent property owners to the east and have decided to
pursue the variance to provide greater separation and reduce shadowing impacts.

3. The proposed building is four-stories and the applicant will seek an application to increase the maximum
height one-story in the Corridor 4 Built Form Overlay District. The applicant is required to provide one
premium and address four required findings related to the height increase. The fourth floor is recessed
on the interior sides, located 17.5 feet from the south property line and 18 feet from the north property
line. The fourth floor is also recessed along the rear elevation over 30 feet.
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4931 W. 35TH ST. SUITE 200
DESCRIPTION OF PROPERTY SURVEYED ST. LOUIS PARK, MN 55416

CivilSiteGroup.com

Parcel 1:
Lot 7 and the South 21.94 feet of Lot 8, Evelyn's Addition to Minneapolis, and the North 1/2 of Lots 13, 14 and 15, Block 2, Lake Harriet Rearrangement of Lot 5, Bull's Subdivision of
the Northwest 1/4 of the Southwest 1/4 of Section 17, Township 28 N, Range 24 West, Hennepin County, Minnesota.
z
Parcel 2:
Lot 9 and North 21.94 feet of Lot 8, Evelyn's Addition to Minneapolis, Hennepin County, Minnesota.
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5115 France Ave S
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Project Narrative Project Team Project Info. Project Info.
The project is envisioned as a four-sfory Developer Site Regulations Building Information
residential development, containing for-rent
apartment units. It intends to provide entirely Zavi Development Zoning Plate Areds o
below-grade parking, via a single-level garage. Alex Gese 1st Floor: 12,622 SF PI'OJ eCII. I nfo
The scale of development would include alex@ljginvestments.com Zoning >nd Floor: 12 206 SF *
approximately 35-40 residential units with 35-45 347.645.7391 3rd Floor: 12906 SE
underground parking spaces. Current Zoning: R1A Multiple-Family 4th Floor: 09,046 SF ”
, , , . 2040 Land Use: Urban Neighborhood Total Building Area: 46,080 SF Units
Located in the Ftﬁ}”O” neighborhood, just south Architect 2040 Built Form: Corridor 3 Garage: 13,852 SF Name Areq Location
of the vibrant 50 and France civic epicenter, . . Proposed Zoning: R4 Multiple-Family Total Garage Area: 13,852 SF
the project intends to create an exciting new Tushie Montgomery Architects
environment within a growing community. /645 Lyndale Avenue South, Suite 100 Overlay Zoning District Grand Total Area: 59 932 SF ONE BED 644 SF ISTFLOOR - APARTMENTS
Minneqpo“sl MN 55423 None ONE BED 686 SF 3RD FLOOR
From the onset, the project team has attended Evan Jacobsen, Architect ONE BED 686 SF 2ND FLOOR
multiple neighborhood meetings both with the evanj@tmiarchitects.com ONE BED 686 SF 1ST FLOOR - APARTMENTS
Fulton Neighborhood Association and a group Site Parking ONE BED 784 SF 3RD FLOOR
of neighbors that reside directly behind the Lot Area Allowed: 28,000 SF Garage: 39 Spaces ONE BED 784 SF SND FLOOR
property on Ewing. Support was offered by the Lot Area - Parcel 1: 08,728 SF (0.20 Acres) ONE BED 884SE ATH FLOOR
neighbors for decreasing the front yard sefback Lot Area - Parcel 2: 14,578 SF (0.33 Acres) Total New Parking: 39 Spaces
and moving the building towards France. Lot Area Total: 23,306 SF (0.53 Acres) ONE BED 949 SF 3RD FLOOR
Engagement continues with the neighborhood ' ONE BED 949 SF 2ND FLOOR
as the design of the building progresses. ONE BED 951 SF 1ST FLOOR - APARTMENTS
Floor Area Ratio/Height :
With these setback changes the proposed FAR Allowed: /Helg 15 Units ONEBED: 10 8003 SF
building design is sensitive to and FAR Allowed 2040 Premium: 2 @ 0.3 Each, 2.1 Max
cqmplemen’rory of Thg surrqundmg FAR Proposed: 198 Unit Count By Floor ONE BED + DEN 1076 SF 3RD FLOOR
neighborhood and its inhabitants. 1st Floor: 09 Units ONE BED + DEN 1076 SF 2ND FLOOR
. , Height Allowed: 3 Stories - 42° 2nd Floor: 10 Units ONE BED + DEN 1077 SF 2ND FLOOR
The proposed building structural system is Height Allowed 2040 Premium: 4 Stories - 54 3rd Floor: 10 Units ONEBED +DEN  1077SF  3RD FLOOR
CIﬂTICIpCITed fo be precast or posfr-’renmoned Heigh’r PI’OpOSGdI 4 Stories - 50'-5.5" 4th Floor: 06 Units ONE BED + DEN 1083 SF 1ST FLOOR - APARTMENTS
concrete for the garage level, with four levels of To Top of 4th Floor Total: 35 Units
wood frame structure above grade. ONE BED + DEN 1091 SF 3RD FLOOR
. - . Setbacks (for 42-52.99' Building Height) Unit Mix ONEBED+DEN 1071 5 2ND FLOOR
The proposed ex’rgnqr materials lncluqle brick, Front Required: 15 One Bed: 10 Units ONE BED + DEN 1091 SF 1ST FLOOR - APARTMENTS
fiber gemenf lap siding, flush c;omDQSITe mefrol Front Proposed: 15" - 32'-8" One Bed + Den: 09 Units ONE BED + DEN 1240 SF 4TH FLOOR
pc?r.nellln?,é)?d glgssjggi k;t#lc?rl’rn’r% :;'gzeésfﬂghly Interior Rear Required: 7' Two Bed: 16 Units ONE BED + DEN: 9 9901 SF
arficulated facade i U ) : . - . :
monolithic presence often associated with Si-l-e I nfo rm qnl-io n :m:[g Eizgrgé?ﬁﬁ;edq (; -0 fotal 35 Units
stacked mulfi-family housing. This articulation, Interior Side Proposed (Min.):  7'-9" North / 7'-7" South TWO BED 1103 SF 1ST FLOOR - APARTMENTS
both horizontally and vertically, allows the TWO BED 1103 SF 3RD FLOOR
building's sub-volumes to respond to Address TWO BED 1103SF 2ND FLOOR
dimensional standards offen found within lower- Parcel 1: 5121 France Ave S Pervious / Impervious Area TWO BED 1142 SE 4TH FLOOR
density residential areas. The building massing Minneapolis, MN 55410 Lot Coverage Allowed: 60% WO BED 1984 SF 3RD FLOOR
creates subvolumes that reduce the sense of Lot Coverage Proposed: 549%
scale. The material and massing strategies Parcel 2: 5129 France Ave S Impervious Surface Allowed:  75% TWO BED 12845k ZND FLOOR
intend to minimize the monolithic presence of Minneapolis, MN 55410 Impervious Surface Proposed: 72% TWO BED 1284 SF 1ST FLOOR - APARTMENTS
the building and offer sensitivity to its blending ' TWO BED 1287 SF ATH ELOOR
into the surounding context and community. Site Location Total Site Area: 23,306 SF (100%) TWO BED 1312SF  3RD FLOOR
: Total BUiIding F(.)OTpl.”inT: 15,003 SF (64%) TWO BED 1312 SF 2'ND FLOOR
@
. Total Impervious Non-Building Area: 02,384 SF (10%) TWO BED 1342 5F 4TH FLOOR
2 Total Impervious Building Area: 14,362 SF (62%) TWO BED 1405 SF ISTFLOOR - APARTMENTS
SITE | Total Impervious Areaq: 16,746 SF (72%) TWO BED 1405 SF 3RD FLOOR
° Total Pervious Building Area: 02,327 SF (10%) TWO BED 1405 SF IND FLOOR
1010: Eer\gous Aregi | 06, 52% gE ‘33?’ TWO BED 1444SF 4TH FLOOR
.. y SiBE ofdi tandscape Ared. (227%) TWO BED: 16 20525 SF
e Grand total: 35 38429 SF
France Ave Apts Project Info 01
5121-5129 France Ave S, Minneapolis, MN 55410 01/13/2022
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